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MINUTES OF THE 
SOUTH OGDEN CITY 

COMBINED CITY COUNCIL/PLANNING COMMISSION MEETING 
Wednesday, November 25, 2014 – 6:00 p.m. 

EOC Room, City Hall 
 
 

COUNCIL MEMBERS PRESENT 

Mayor James F. Minster, Council Members Sallee Orr, Brent Strate and Russ Porter 

 

COUNCIL MEMBERS EXCUSED 

Council Members Bryan Benard and Wayne Smith 

 

PLANNING COMMISSION MEMBERS PRESENT 

Commissioners Todd Heslop, Shannon Sebahar, Steve Pruess, Raymond Rounds, and Chris 
Hansen 

 

PLANNING COMMISSION MEMBERS EXCUSED 

Commissioners Dax Gurr and Mike Layton 

 
    

STAFF MEMBERS PRESENT 

City Manager Matt Dixon, City Attorney Ken Bradshaw, Parks and Public Works Director Jon 
Andersen, City Building Official Jeff Barfuss, City Planner Mark Vlasic and Recorder Leesa 
Kapetanov 
 
OTHERS PRESENT 
Ray Whitchurch, Lance Tyrrell, Julia Collins, Vedad Lelo, Jerry Cottrell and Walt Bausman 
 
   

 
I. CALL TO ORDER 

At 6:11 pm, Mayor James Minster called the combined meeting to order, and called for a motion to 
begin.   

Council Member Porter moved to begin the South Ogden City Council and Planning Commission 
special meeting, followed by a second from Council Member Orr.  All present voted aye. 

The mayor indicated the first item of business was the annual open meeting training.  He turned 
the time to City Attorney Ken Bradshaw. 

 
 

II. ANNUAL OPEN MEETING TRAINING 

Mr. Bradshaw informed the council and planning commissioners they should have received different 
options for training materials in the packet.  He said he was there to answer any questions those 
present may have had on the training material.  He also instructed the council and planning 
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commission members they should fill out and sign the affirmation of training and submit it to City 
Recorder Leesa Kapetanov before they left that evening.   

Council Members Orr and Strate asked questions concerning closed meetings and ratifications, 
respectively.  City Attorney Bradshaw answered the questions after which the mayor turned the 
time to City Manager Dixon for the next item on the agenda.   

 

III. DISCUSSION 

Discussion Facilitated by Ray Whitchurch, IBI Group With the Intent of Receiving Direction from 
the Council and Planning Commission on Commercial Form Based Zoning for South Ogden City 

Mr. Dixon introduced Julia Collins and Vedad Lelo from Wasatch Front Regional Council.  Ms. 
Collins gave a short presentation (See Attachment A) on Wasatch Choice for 2040, stating it was a 
vision for how the region should grow, pointing out the Wasatch Front was the fastest growing 
region in the country.  The Wasatch Front Regional Council had been given a grant in 2011 to 
develop tools and resources for communities to meet the vision.  The grant given to South Ogden 
City was part of the resources provided to cities to help them grow.  Ms. Collins then introduced 
Ray Whitchurch from IBI, who had been selected to help the city develop its form based code.   

Mr. Whitchurch gave a presentation (see Attachment B) on what form based zoning was and how it 
worked.  Form based zoning placed an emphasis on form rather than land use and more and more 
cities were utilizing this type of zoning.  Mr. Whitchurch introduced the idea of transects.  
Transects were represented by the terms T1, T2, etc.  He said the goal that evening was to 
determine what type of city South Ogden wanted to become in terms of transects (T1-T6).  City 
Manager Dixon reminded everyone present that the form based code was only applicable to the 
commercial zones, not the residential zones. Lance Tyrrell, from IBI, also reminded them that the 
new code would concentrate on four main areas: Washington Boulevard, Riverdale Road and 40th 
Street.  He said the first step to developing the form based zoning was to define what the vision for 
the city was.  Council Member Strate asked why the Harrison Boulevard/Highway 89 area was not 
being considered.  The answer was that the new zoning could be calibrated to other areas as well, 
but the three areas listed were what were included in the scope of the project.   

Mr. Tyrrell went over the traffic counts of Washington Boulevard, Riverdale Road and 40th Street, 
stating that the counts were not so high as to prevent the streets from becoming pedestrian 
friendly.  He also showed several pictures with different height buildings, asking the council and 
planning commission to take note of what they wanted the scale of buildings to be for the target 
areas.  They would also be asked to determine a place type, e.g. urban center, town center, or an 
urban neighborhood for the areas.  Another thing they needed to consider was the affect that 
transit had on land use around it; did they want a pass through corridor, or nodes where the transit 
stopped.   

After Mr. Tyrell’s presentation, Mr. Whitchurch said he and Mr. Tyrell needed direction on what the 
council and planning commission thought the target areas ought to be.  IBI would then tailor the 
code to fit their vision.  Council Member Porter remarked that Washington Boulevard and 40th 
Street should be more pedestrian friendly; Riverdale Road, however, was different.  He also 
thought two to three story mixed use structures would work well.  Others present remarked they 
thought T3 or T4 was appropriate for the city center.  Mr. Whitchurch said everyone should keep in 
mind that they had to allow enough density in the area to support change; if they were to minimal, 
there would not be enough incentive for it to change economically.   

The council and commission then discussed street islands and their effect.  Sometimes medians 
prohibited pedestrians from being able to see what was happening on the other side of the street; 
however they also served as a beautification strategy and a way to calm traffic.  At this point, City 
Manager Dixon gave the council and planning commission an update on discussions with UTA on 
making 40th Street a transportation corridor, whether with a street car or Bus Rapid Transit route.  
It would be a loop from Ogden to Weber State University, McKay-Dee Hospital, possibly Riverdale 
Road and back to Ogden; Mr. Dixon hoped it would create some great development potential.  He 
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said there had been discussion on making 40th Street even wider than the originally proposed 84 
feet to accommodate the added transportation route, but nothing had been finalized yet.  City 
Planner Vlasic warned against trying to fit too much in too little space.  In order to honor both 
transportation and pedestrian needs, you had to have enough space to accommodate both.  If the 
space wasn’t available, you should focus on having one or the other.  Mr. Dixon pointed out 
studies proved that transit projects brought increased economic development, and having 40th 
Street be a part of the transit project would be a great benefit.  It was also mentioned that the 
transportation project, the possible creation of an RDA and the developer friendly form based code 
would all be incentives for developers to help the area grow.   

Mr. Whitchurch said the form based code would determine the look of future development and 
asked the council and planning commission to define what they wanted.  Commissioner Pruess felt 
40th Street should be T3 and Washington Boulevard between 36th and 40th should be T4 and be 
similar to a town center.  That seemed to be the consensus of those present.  There was then 
some discussion on Riverdale Road.  It should also be T4, but it was felt that it was not a walkable 
type street.  It was also noted that the envisioned changes would take ten to fifteen years to 
happen.  Mr. Whitchurch pointed out that the city was building for the millennial generation.  
They did not think the same or want the same things as the baby boomer generation wanted.  
They preferred urban environments where they could live, work and play.  

Mr. Dixon asked how it worked if an area was slated to be T3 or T4 and a developer came in and 
asked for a T2.  Mr. Whitchurch said form based zoning allowed characteristics of each to be mixed 
together; it actually promoted variety.  He said the next step would be to put the place type (i.e. 
town center) and impose it on key areas.  They would then return with what they had put together 
to see if it encompassed the vision established for the area.   

Ms. Collins then offered a small brochure (see Attachment C) that summarized the presentation 
given by Mr. Whitchurch on form based zoning and offered other resources.   

 
 

IV. ADJOURN 

Mayor Minster noted that Council Member Porter had left the meeting early so there was no longer 
a quorum; therefore he adjourned the meeting without a vote.  The meeting ended at 8:09 pm. 

 
 
 

     

 

 

 

 

 

I hereby certify that the foregoing is a true, accurate and complete record of the South Ogden City Combined 

Council/Planning Commission Meeting held Wednesday, November 25, 2014. 

  

_____________________________ 

Leesa Kapetanov, City Recorder 

 

Date Approved by the City Council    ________December 16, 2014__________ 

Date Approved by the Planning Commission  __________January 8, 2015___________ 
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Attachment A 
Visual Presentation by Julia Collins, Wasatch Regional Council 
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Attachment B 
Visual Presentation Vance Tyrrell, IBI Group 
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Attachment C 
Project Summary 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 26 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 27 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 28 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 29 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 30 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 31 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 



November 25, 2014 Combined City Council/Planning Commission Special Meeting Page 32 
 

 


